LEASE AGREEMENT
{Multi-Tenant Gross Lease)
{Confinned)

THIS LEASE AGREEMENT (the “Lease) is entered into this_IF-3ay of SEPTEMBER y 2007,
between

RarER COMMONS, LL.C, {"Landlord"), and ROSUE [SLAND ENTERTAINMENT, LLC | as Tenant (“Tenant™).

Landlord and Tenant agree as follows:
1, LEASE SUMMARY.

a, Loazod Premises. The leased commercial roal ostata (the "Premises") consiats of an agread aroa of 5500 rontablo
aguare feet and are outlined on tho floor plan attached as Exhibit A, located on the {and legally described on allached
Exhibit B, and is cammanly known as _3100 Airport Way South Sealila Wa.consisting of aproximatly 240,000 SF of buildings

Tenan! Lo lease Building 18 leval 200, (sulte number and address). The Promisos do not include, and Landlord resevves, the
extertor walls and roof of the Pramizes, the land beneath the Premises, the pipes and ducts, ennduils, wires, fixtures, and
aguipment above the suspended ceiling or structural elementa of the building in wiich the Fremises are focated (the.
"Bulding®). Tho Building, the land upon wiich it 1s situated, all othar improvernents loeated on auch land, and all common
areas appurtenant to the Building are referred In hereln as fthe "Property.”

b. Lease Commencement Date. The Lease shall commence November 1st, 2007, Barly possession shall cammencs on
October 17 2007 or later date If space 18 not yet released by provious tenant.. Should landlord be unable to delver the space
within the dates mentionet] above then possaasion and ocoupancy will he delayed to a later date acceptable o both parlles.

¢. Lease Termination Date. The Lease shall tetminate at midnight on such date as provided in the "Rent Rider” document
altached to this lease,

d. Base Rent. The base monthly rent shall be (check ane) [ §_, or [X according to the Rent Rider attached herata,
Rent shall be payable at Landlord's address shown in Section 1(h} halow, or such ather place designated Ih writing by

Landlord, L-AST. LAST
e. Prepaid Ront, Upan execution of this Lea@r enant shall doliver to Landlord the sum of L EesYmonth tent  as prepard
rant, to be applled to the Rent dire for the 1et™*month(s) of the Laase. Termant Shafraisa-detverte-tandiord tirsmmref-f-4ast

A + Last month rent will act as security
deposit for the premises as well,

g, b
f. Permitied Use. The Premises shall be used only for office, warehause, ight manufeciuring and all other related business
Activities to fenant's business and for na other purpose without the pror written consent of lLandlord.,

g. Notice and Payment Addresses:

Landlord; FaxNo: 206 443 G.o9 ~ n.06- 36~ 60N} ‘
Tenant' FaxNo: Do P Ef)g;‘s

2, PREMISES. Landlord [eases to Tenant, and Tanant lrases from Landiord the Premiges upon the terms apeclfied in this
Lemse Premises addrass, If and when Addresses change at the campleyx, tenant requesis new address to be 3330 Alrport
Way South.

3. TERM.

a, Commencement Date. The Lease shall commonce on the date specified in Section 1(h), Landlard will deliver
possassion of the Pramlaes to Tenant on the date specified n Section 1(b), The first "Lease Year" shall commance on the
Commeneament Date and shall end on the date which is twolva (12} months from the end of the manth in which the
Commancernont Date oecurs, Each sucoessive Leage Year dunng lhe indial teim and any extension terms shall be
twalve (12) manths, commencing on the first day following the and of tha precading Lease Yaar, except that tha last
|_aaze Yoar shall end on the Termination Date

b, Early Possession, Tenant shall receive early possassion of 30 days prior to commencement day, to begin construction
(and for canstruction purposes only} to the Premises during the Landiord's construction process, The purpose of The aarly
possession Is to allow the Tenant & grealer period of time for bulld out and constuchon coordinakion without extanding the
abaled ront pariod. Any such waork will need o he soordinated with landlord work antd approvad prior to commoncoment,
Notwithstanding anything to the conlrary contamed herefn, all obligations of Tenant under thia Lease, other than the
payment of rant which shall commenee on the Commenoement Date, shall commence and ba effactiva an the dato that
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Tenant takes possession of the Premises,

¢. Tapant Obligations. To the extent Tenant's tenant impravements are not complated in ima for the Tenant to oceupy of
take possassion of the Premises on the Commencement Dale due la the failure of Tenant to fulfil any of its obligations
under this Lease, the Lease shiall nevertheless commenes on the Commencement Date,

Except as spacifiod elsewhere in thla Lease, Landlord makes no representations or wanranties to Tenant regarding the
Premises, including the strustoral condition of the Premises and the condition of all mechanical, electrical, and other
systems on the Premises. Except for any kenant improvements described on attached Exhiblt C {0 he completed by
Landlard {defined therein as "Landlord's Work™), Tenant shall be responsible for performing any vork necessary to bring
ths Promises info condilion satisfactary to Tenant. By slgning this Leasa, Tenant acknowledges that it has had adeguate
opporlunily to mvestigate Ihe Pramises, acknowledges responsibility for making any carrections, alteralions and repairs to
the Premises {olher {han the Landlord's Work), and acknowladges that the time neaded to complate any such Hams shatl
not delay the Commencement Date.

Attached Exhibit C sets forth all Landlards' Work, if any, and all tenant Impravemnents to be comploted by Tenant
{"Tenant's Work"), which is to be performed on (he Premises, Respansibilities for design, payment and performance of all
stich work shall bo as set forth on altached Exhibit C. If Tenant fails 1o notify l.andlord of any defects I the Landlord's
Work within ten (10) days of dellvary of pessession te Tenant, Tenant shall bo deemed to have accepted the Premiaes In
therr then condition, If Tenant discovers any major defects in the Landlord's Work durlng this 10-day perlod that wauld
prevant Tenant from using the Premlses far its intended purpose, Tenant shall 5o notify Landlord in writing and fhe
Commencement Date shall be delayed untll atter Landiord has corrected the major defects and Tenant has had five (5}
days to inspect and approve the Premisos after Landlord’s correction of s1ieh defects. The Commencement Data shall nol
be delayed if Tenant's Inapection reveals minor defects In the Lahdlord's Work that will not prevent Tenant from using the
Premises for their Intended purpose, Tenanl shall prepare a punch list of all minor defects and provida the punch lisl to
l.andlord. Landlord shall promptly corrast all punch bst ltems.

RENT. Tenant shall pay l.andlord withoul demand, deduetion or offset, in lawful meney of the United States, the monthly
rental stated in Sectlon 1(d) in advanco en or before the first day of each month dunng the Lease Tarm beginning on {eheck
oney the Cammencement Date. or ] ____ (if no dato specified, then on the Commoncement Date), and any other
additional payments due ta L.andlord {collectively the “Rent”) when raquired under this Lease. Payments for any parial month
at the beginning ar end of tho L.oase term shall be prarated,

a. Late Rent Fee. If any sums payahle by Tenant to Lanhdiord under this Lease are not raceived by the fifih (5th) day of cach
month, Tenant shall pay Lendlord In additian to the amaunt due, for the coat of collacting and handling auch lato payment, an
amount ogual to the greater of $100 ar five prraant {5%) of the detinguent amaunt, (n addition, all delinquant sums payable hy
Tenant to Landiord and not paid within five days of the due date shall, at Landlore’s option, bear [ntearost at the rate of fwelve
parcent (12%) per annum, or the highest rate of interest allowabla by law, whichever is less, Intarest on all dellnquent
amounts shall be calculated from the original due date lo ihe date of payment.

Landiord’s accoptance of less than the full amaount of any payment due from Tonant shall not be deemad an accord and
satfefaction or compromise of such payment unless Landlord spacifically consents in wilting to payment of such lesser sum as
an accerd and satlsfactlon or compramise of the amount which Landlord claims,

b. Rentat Abatement. Landlard to provide three (3) months rent abatement {move-In gract poricd).
c. Clarification. First month rent ahall be dua March 1 2007, after the abave mantioned Tental abatement poriod.

USES, The Premises shall be used only far the useds) specifiad in Sectian 1{f) abave (the "Permitted Usa"). and for no other
businass or purposs without the prior written consant of Landlord. Mo act shall be done on or around the Pramises that is
unfawiul or that will iIncrease the existing rate of insurance on the Premises or the Building, or cause the carcellation of any
insurance on the Premises or the Building. Tenant shall nat cammit or atlow to be committed any wasta upon the Pramlzes, or
any publlc or privata nuisance. Tenant shail not de ar permit anything to be done [n the Promises or on the Properdy which will
obstruct or interfera with the rights of other tenants or oceupants of the Propoerty, or thelr customers, clients and visitors, or to

imure or annoy slich persans, Exclusive type of Use: Exeapt in the case of any existing tenants at time of signing of the: laase
{spacifically Jambox}. Lendlard shall nol lease 1o compating post-praduction audlo recarding camprnies,

PARKING. Tenant shall have access lo § deslgnated parking stalls al Weat side of tha property. A fee of 840,00 par stall shall
be pald fn conjuriction with monthly rent payments aver tha tarm of the lease.
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COMPLIANCE WITH LAWS. Tenant shall not cause ar permit ihe Premises to be used in any way which violates any law,
ordmance, or governmantal regulation or order, l.andlord represents {n Tenant, to the best of l.andlord's actual knowledge,
that with the axeeption of any Tenant’s Work, as of tho Commenecament Date, the Pramises comply with all applicable laws,
rules, regulstians, or orders, Tenant shall be responsible for complying with all laws applicable to the Premises as a result of
Tenant’s particular nse, such as madificallons raquired by the Amerleans With Disabilllies Act as a reault of Tenant apening
ihe Premises lo the public a2 a place of public sctommatlation  If the enactmant or enforcement of any law, ordinance,
reguiation or ende during the Lease torm requires any changes o the Prenises during the |sase term, the Tenant shall
pertarm all such ehanges at [tz axpense If the changes are required due to tha nature of Tenant's setivities at the Premlses, or
to altarations that Tonant seeks to make {o the Premises,

UTILITIES AND SERVICES, Tenant shall provide payment for the following separately mefered (per tenant)
sarvices: water and electricity for the Pramises seven (7) days per week, twenty-four (24) hours per day, Tenant
shall furnish and pay, at Tenanf's sole expense, all other utliities {including, but not limited to, garbage, telephong
for secure entry and cable service If available) and all other services which Tenant requires with respect to the
Premises

TAXES. Tenant shall pay all taxes, aszessments, fens and liconse fees ("Taxes”} lovied, assessed or imposed by any
authorlty having the diroct or intirect power to tax or asaess any such liens, by reason of Tenant's use of the Fremises, and all
Taxas on Tenant's personal property located on the Premies. Landlord shall pay all Taxes with rospect to tho Building and
the Projert, including any Taxes resulting from a rerssessmaent of the Building or the Project dire o a change of ownership or
othenwisa,

COMMON AREAS.

a.  Refinition, The term *Common Araas’ means all areas and facilihes that are provided and designated lram time to time
by Landlord for the general ron-axclusive use and convenience of Tapant with athor tenants and which are not leasad or held
for the excluslva use of & particular tenant. Comman Areas may, but do not necessanty Include, hallways, entryways, stairs,
clevalors, drivoways, walkways, lertaces, docks, loading aress, restrooms, trash facilities, parking areas and garagas,
roadways, pedestilan sidewalks, landscaped areas, security areas and lobby or mell areas. Tenant shall eomply with
reasonable rules and regulations eoncerning the use of the common areas adopted by Landlord from time to time. Viithout
advance notice to Terant and without any llability to Tenant, Landlord may change the size, uae, or nature of any common
areas, erect Improvemonts on the Common Areas or canvert any portian of the Common Areas to the exclusive use of
Landlord or selected tenants, g0 long as Tenant is not theroby deprived of the suhstantial benefit of the Premises. Landlord
reserves Lhe use of exterlor walls and the roof, and the nghts to install, maintain, uae, rapair and replace plpes, ducls,
conduits, and wires leading through the Fremisos in areas which will ot materlally interfere with Tenant's use thereof

b. Use of the Common Araas. Tenant shell hava the non-exclusive right in common with such other tenants to whom
Landiord has granted or rnay grant such rights to use tha Common Areas. Tenant shall abide by rules and regulations
adopied by Laridlord from timo to tirne and shell use lts bost efforts to cause its employees, enntractors, and invitees to comply
with those rulas and regulations, and not intarfere with the use of Cormmon Areas by cthers,

¢. Maklntenance of Comman Areas. Landiord shell maintain the Commeon Arcas 1in good order, condition and repair.

TRIPLE NET. An additional $0.05 per square foot will be added for industrial gross terms (to include property tax,
malntenance and inzurance) lor ha 14 year All ramaining yaars of lease term shall o calculated on an ennual basls,

ALTERATIONS, Tenant may make slterations, additions or fmprovements to the Premises, including any Tenant’s Werk
ldantified on atlached Exhibit C (“Alteratlons™), with the prior willten consent of Landlard, The term "Alterations” shall nat
include the installation of shelves, mayable partitions, Tenant's aguipment, and trade fixtures whieh may be parformed without
damaging exsting Improvements or the structural integrily of the Premises. and Landlord’s cansent ahall not be required for
Tenant's instaliation of those tams. Tenant shall complefe all Alterations at Tenant’s expense In complance with all
applicable lows and in accordanca with plans and epeciflcalons epproved by Landlord, using contractors approvad by
Landiord, and in @ manner 84 as to not unreasonably interfere with other tenants  Landlord shall he deemed the owner of all
Alterations except for those which Landlord reguires to he removed at tha end of the Loase term, Tenant shall remove all
Alterations at the and of the Lease term unless Landlord eonditfoned s consent upon Tenant leaving e speciod Alteration at
the Promises, in which case Tenant shall not ramove such Alteration, Tenant shall immediately repalr any damage to the
Pramises caused by removal of Alterations

REPAIRS AND MAINTENANCE Tenant shall, at its sole expense, maintain the Premises in good condition and promptly
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make all repairs and replacements, whether structural or nen-structural, negessary o keep the Premises safe and in good
condition, including all ulilitfies and other syslems serving the Premises, Landlord shall maiitain and repair the Bullding
atructure, foundation, exterior walls, and roof, and the Common Areas. Tenant shall not damage any demiging wall of disturb
the structural integrity of the Premises and shall pramptly vepair any damage or injury dona to any such demlsing wails or
structural eloments caused by Tenant or its employess, agents, cuntraclors, or invitees, If Tenant fails to maintain or repair
the Premizes, Landlord may enter the Premises and perfarm such repair or maintenance an behalf of Tenant, In sueh case,
Tenant shall be obligatad to pay to Landlord immeadiately upon receipt of demand for payment, as additionat Rant, all eosts
incurved by Landlord, Notwithstanding anything in this Section to the contrary, Tenant shall not be regpensible for any rapairs
te tho Premlaes made necessary by the acts of Landlor o lts agents, employees, confractors or Inviteas thereln,

Ugan expiration of the Leasa term, whather by lapse of iima or otherwise, Tenant shall promptly and peacefully surrendor the
Premises, logether with all koys, to Landlord n as good condition as whan received hy Tenant from Landlord or as thereaiter
impraved, reasanable wear and tear and insured casually excopled,

ACCESS AND RIGHT OF ENTRY. After reasanable notlca from Landlord {except in cases of emergancy, whera no notles is
required), Tenant shail permit Landlord and ifs agents, employees and contractors to enter tha Premises al 8!l reasonable
Hmes to make repairs, alterations, Improvements or inspections. This Soctien shall nol Impose any repair or other ohligation
upan Landlard not exprassly alated elsewhera in this Leaso, After reasonable notice ta Tanant, Landlard shall have the right
to enter the Premisas for the purpose of showing tho Premises ko prospective purchaeers or lenders at any lime, and to
praspoctive tenants within 180 days prior to the expiration ar sooner tarmination of the Lease term

SIGNAGE, Tenant shall obtain Landlord's written consent before mstalling any signs upon the Pramises Tanant shall install
any approved sfgnage at Tonant's aol¢ cxpense and in compliance with ail applleable lews ardinances and regulation, Terant
shall not damage or deface the Pramises in installing or removing signage and shall rapair any injury or damage ta the
Prenises caused by such inatallation or remaval, Landlard shall provitie aighago space on landlard provided "Kiosk" directory
for such purposes as assisling visitors of tenant i locating tenant's premises, Timeline for such struciure is yat to be dacided

DESTRUCTION OR CONDEMNATION.,

a, Damage and Repair, If the Premises ar the partion of the Properly nocessary for Tenant's cocupancy are partially
damaged but not rendered untenantable, by Nire or ather Insured casually, then Landiord shall diigently restore the Premiscs
and the portion of the Propery necessary for Tenant's accupansy and this |ease shall not lerminate; provided, hawever,
Tenant mey terminato the Leaso if Landisrd is unahle to restore the Premises within six (8) months of the casually ovent The
Promises of the portion of the Praperty necessary for Tenant's occupanocy shall nol he deemed untenantable if less than
(wenty-five percent (26%} of each of those areas are damaged. Nolwlthstanding the foregoing, Landiord shalt have ne
obligation to restore the Premises or the portian of the Properly necessary for Tenant's occupancy if nsurance proeseds are
not avaifahla to pay the entire east of such resloretion, If insuranse proceeds are availahile to Landlord but are not sufficient to
pay lha antire cost of resteration, then Landlord may elect to terminate this Leaze and keep the insurance proceeds. by
nollfying Tenant within sixly (60) days of the date of such casualty.

If the Pramises, the portion of the Fropetty necessary for Tenant's aecupancy, or 50% o more of the rentable area of the
Property are ontirely destroyed. or parfially damaged and rendered untenantable. by fire or other casualty, Landlord may, at lts
aptian. {g) terminate this Lease as provided herein, or (b) restore the Pramises and the portion of the Property necessary for
Tenant's accupancy to their previous conditlon; provided, however, if such casualty event occurs duning the last 8 maonths of
the Lease term {(after considering any option to extend the {erm timely exorcised by Tenant) then elther Tenant or Landlard
may elect io terminate the lease. M, within 60 days after receipl by Landlord frem Tenant of written notice that Tenant deems
tho Premlaes or the portinn of the Prapery necossary for Tenants aecupancy untenantable, Landlord fails to notify Tenant of
its election to restore those arees, or if Landlor] is unable to restore those armas within six (B} months of the date of the
rasualty event, then Tenant may elect to terminata the Lease,

if Landlord rostores the Premlses or the Proparty under this Section 16(g), Landlord shall proceed with reasonable diligonces fa
complete the work, and the hase Rent shall be abated 1n the same proportion a3 the untepantable portion of the Premises
hears to the whole Premisas, provided that thera shall be a rent ahatement only if the damage or destruction of the Premises
or the Property did hat result fram, or was not conttibuted fo directly or Indirectly by the act, fault or neglect of Tanant, ar
Tenant's officers, eontraciors, licenaees, agents, servants. emaloyees, guasts, nvitens or vislters, No damages, compenaation
of claim shall he: payable by Landford for inconvanience, loss of busingss or annoyance directly, incidentally or consequentially
arising from any repair ar restaration of any portion of the Premises or the Propetly  Landlord will not carey insuranca of any
land for the prateation of Tenant or any improvemonts paid for by Tenant or as pravided In Exhibit G or on Tenant's furniture or
on any fixtures, eqlupment, Impravernenls or appurttenancos of Tenant under this Lease, and Landlor:d shall not be obligated
ta repair any damage thersta or replace the same unless tho damage fs caused by Landlord's negligence.

b. Condemnation. i the Premises, the pottian of the Praperty necassary for Tenant's accupancy, or 50% or more of the
rentable area of the Property are made untananlable by emlnent domain, or conveyed under a threat of candemmation, thls
l.ease shall terminate at the aption of elther Landlord or Tenant as of the earlier of the date Htle vests In the condemming
authorlty or the condsmning authonty first has possession of the Premiges or the portion of the Properly and all Rents and
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oihar payments shall be paid to that date. In case of taking of a part of the Premizses or the portion of the Property necassarny
for Tenant's occupancy that does not render those areas untenantahla, then this ease shail continue in full farea and effact
and the bage Ront shall be equitably mduced basad on the proportion by which the floor area of any structures 13 raduced,
such reduction in Rent to be effective as of the earlier of the date the condemning authority firat has possession of sich
portion or titfe vests In the condamning authority. The Premises ar the porlion of the Property necessary for Tenant's
occupancy shall not be deamead untenaintabla if less than twenty-fiva percent {25%) of each of those areas are cundemnat,
l.andlond shall he entitled to the enfire award fram the condemning avtharity attributahie to Ihe value of tha Premises or the
Property and Tenant shall make no clawm for the value of its leasehold. Tenant shall be permitted to make a separate clalm
agalnst the condemning authority for moving expenses or damages resviting from interrupllon in its business, provided that in
no event =hall Tenant's claim reduirco Landlord's avard

INSURANGE.

a  Liahility Insuranee, During the [_ease term, Tenant shall pay for and meintain commereial general liahifily insurande wilh
hroad lorm properly damago and contractual lahility endorsements. This palicy shall name Landlard as an additianal Insured,
and ahall insure Tenant's activitles and (hose of Tenant's employees, officers, eantractora, liconsees, agants, setvants,
employees, guests, Invitoes or visitors with respect lo the Premises against loes, damage or Kability for personal Injury or
death ar lnss or damage 1o property with 8 combined single limit of not less than $1,000,600. and a deductitle of not more
than 56.000, The nsurance will be non-contributory with any Nabifity insurance caried by Landlord

k. Tenants Insurance. Ouring the Lease term, Tepant shall pay fer and maintain replacement cost fire and extended
roverage insurance, with vandaliam and malicious mischiel, sprinkler leakage and earthquake endorsements, in an amaunt
sufficient to cover not lnss than 100% of the full replacement cost, as the same may cxist from timea to fime, of all of Tenant's
personal property, fixtures, equipmenl and tepant improvements,

c. Miscellanaous. Insuranco required under this Section shall ha with companies rated AV or helter in Besl's Insurance:
Guida, and which are authorized to transact business in the State of Washinglon No instwance policy shall ba cancefled or
reduced In coverage and each such poiicy shall provide that it is not subject to cancellation or & retuction In coverage except
after thirty (30) days' prior written notice to Landlord Tenant shell delivar to Landiord upon cammancement of the Lease and
from time to time thereafRer, coples or cartificates of tha inswrance palicies required by thia Section. In ha event shall the limit
of such policies be considerpd as hmiting the liability of Tenant under this Lease

d. Landlord Insurance. Landlard shall pay for and maintain standard farm extended coverage lire ingurance of the building
shell and core in the amount of thelr full replacement value, and such olher insurance of such types and amounds a& Landlord,
in its chacretian, shall deem reasonably appropriata, In addition to the foregeing, in the event Tenant fails to pravide or keep In
force any of the insurence as required above, Landferd, In its discretion, may provide sich insurance, in which ovent, the cost
thereof shall be payable by Tanant to Landlord as additlonal rent on ths first day of the catendar month immediately Tollawing
demand therefar from Landlord,

e, Waiver of Subrogatlon, Landiord and Tenant horeby release each othar and any ather tenant, thoir agents or
emplayoes, from responsibility for, and waive thair entire elaim of recovery for any loas or damage arising from any cause
covered by Insurance requirad fo be carried by each of thom, Each party shall provide notice to the insurance camer or
carrlers of this mulual walver of subrogation, and shall cause its reapective insuranes carriers to waive all rights of subrogation
againat the other, This waiver shall not apply lo the extant of the daductble amounts to any such policies ar fo the extent of
liabilitlas exceeding the limits of such palicies.

{NDEMNIFICATION. Tenant shall defend, indemnify, and hold Landlord hanmless against all liablliiles, damages, ¢osts, and
exponsos, including attorneys' fees, arising from any negligent ar wrongful a¢t or omlasion of Terant or Tenant's officers,
contractors, licensaas, agents, servants, emplayees, guests, invitees, or visitors on or areund the Pramises a8 a resuit of any
act, omission or negligence of Tenant, or Tenants oflicers, contraclors, liconsees, agents, servants, employass, gueats,
invitees, or vigitars, or ansing fram any breach of this Lease by Tenanl. Tenant shall use legal counsel aeceptable to Landiord
in defense of any acton within Tenant's defonse obllgation, Landlord shall defend, indemnify arwl hold Tenant harmless
againat all liahilities, damages, costs, and expenses, including atlomeys' fees, arlsing from any nagligent ar wrongful act or
omission of Landlard or Landlord's officers, contractors, licensees, agenls, servants, employess, guasts, invitees, or visitors an
or around the Premises ar arising from any hreach of this Lease by Landlord Landlord ahall use legs) counsel acceptable to
Tanant in defense of any action within Landlard's defense obligation, The provisions of this section 17 shall sunvive expiration
ar termivation of this Lease

ASSIGNMENT, Tenant chall not assign, martgage, encumbar or othenwise tranafer any intarest In this Leaso (collectively
referred to as a "Transfer), without first obtaining Landlard's wrilten consant, which shall net bo unreasonablo withheld No
Tranafer shall relieve Tenant of any liability under this Lease notwithslanding Landlord’s copsant to such Transfer, Consent to
any Transfer shall nat aperate as a walver of the necesalty fur Landiord's cengsent to any subsequent Transfor, if Tenantis a
partnership, imited llabillty company, corporation, or othar entity, any transfer of this Leass by merger, cansolidation,
recemption or Nguidation, ar any changa(s) i the ownarship of, or power to vole, which singulaly or eoliectively reprasaonts a
malarity of the beneficisl interest in Tenant, shall constitute a Tranafer under this Section.
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LIENE. Tenant shall keep the Premises free from any liens created by or through Tenant. Tenant shall indemnify and hald
Landlord harmiess fram habllity from any such liens mchiding, without limitatlan, liens arlslng from any Alterations. if a fien is
filed against tho Premises by any person claiming by, through or under Tonanl, Tenant shall, upon. request af Landlard, at
Tenant's expense, immeciately furnish to Landlard a bond in form and amount and Issued by a surely satisfactory ta Landlord,
mdemnifying Landlord and tha Premises against all liahilities, costs and expenses, including atlorneys' fees, which Landlord
could reasonably incur as A result of such lien{s)

DEFAULT. The following neourrences shall each be daemed an Event of Default by Tenant:

4, Fallure To Pay. Tenant fails to pay any sum, including Rent, due under this Lease followiny five (5) days wrliten notice
from Landiord of the failure fo pay.

b. Vacation/Abandonment. Tenant vacates the Premises (dofined as an ahsence fur at feast 15 ronsecutiva days without
prior natice to Landlord}, or Tenant abandons the Premises (defined as an absence of five (5) days or more whils Tenant is in
hreach of some other term of this Lease) Tenant’s vacation or abandonment of the Premises shall nol be subject to any
natles or right to sure.

¢. Insolvency. Tenant hocomes Insalvent, voluntarly or involuntarily bankrupt, or a resciver, assignee or olhar liquidsting
officer 1= appointed for Tenant's business, provided that in the event of any involuntary bankrupticy or other insolvency
proceeding, the exisience of such proceeding shall consttute an Event of Default only If such proceeding is not dismiased or
vacatad within 80 days afler its inatitution of commancement

d. Lavy or Execution. Tenant's interest In this Lease ar the Premlsss, or any part thereof, is takan by exeeution or othar
process of law directed against Tenant, ar 1s taken wpon or subjected {o any attachment by any craditer of Tenant, if such
gttachrment is not discharged withn 15 days afler being levied.

2. Other Non-Monotary Defaults, Tenant hraaches any agreement, term or covenant of this Lesse other than one
raguiring the payment of money and not otherwise enumeraled in this Sechion, and the breach cantinues far a perod aof 30
days after natice by Landlard to Tenant of tha breach

f.  Failure to Take Possesslan, Tenant fails to take posaession of the Pramises on the Commeneement Date.
REMEDIES,

l.andlord shall have the followlng remedies ugan ar Euenl of Default. Landlord’s righls and remedles under this Lease shall e
cumulative, and none shall exclude any other right or remedly allowed by law,

a. Termination of Lease. landlord may larminate Tenant's intersst undar the Lease, but no act by L.andlord other than
writtan notice from Landlord to Tenani of termination shall lerminate this Leasa, The Lease shall terminate an the datn
spesified in the notice of termination. Upon termination of this Lease, Tenant will rernain [lahle to Landlord for damages in an
amount equal to the rent and other sums that would have heen owing by Tenant under this Lease fir the balance of the Lease
term, lass the net proceads, if any, of any relelling of the Premises by Landlotd subsaquent 1o the termination, aftor deducting
all Landlord's Relotting Expenzes (g5 defined brlow), Landlord shall be entitied to elther collect damages ‘from Tenant
monthly on the days on which renl or other amounts would have been payable under the Lease, or alternatively, Landlord may
accalerate Tenant's obiigations under the |.ease and racover from Tenant: ) unpald rentwhich had baen eamed at the time of
termination; {if} the ameunt by which the unpald rant which would have been esrmad after termination untl| the time of awstd
axcneds the ametnt of rent loss that Tenanl proves could reasanahly have been avoided; (1) the amount by which the unpaid
rent for the balance of the term of the Lease aftar the time of award exceeds the amount of ront loss that Tenant provas could
reasonably be avoded (diztounting such amount by the discount rate of the Federal Roserve Bank of San Francisco at the
time of the award, plus 19, and {¥) any other amount nacessary to compensate Landlord for all the detriment proximately
causerd by Tenant's failure to perform its obligallons under the Leasgs, or which in the erdinary course wottld be likely to result
from the Event of Default, including witheut imitation Relefting Expenaes degcribed In Section 21h.

b. Re-Entry and Reletting. lLandlord may conlinue this |.ease in full force and effact, and without demand or natice, re-
enter and teke possossion of the Premises or any part theranf, expel the Tanant from tha Premmses and anyone claiming
through or under the Tehant, and remove the personal propery of eithar. Landlord may rele! the Premises, or any parl of
them, in Landlord's or Tanant's name for the account of Tenant, for such period of time and at such other terma and
conditions, as Landlord, in its dlacretion, may determine, Landford may collect and racelvs the ronts for the Promisez  Re-
enlry or talung posseaslon of the Promises by Landiord under this Section shall not be construed a3 an elaction on Landlard's
part ta torminate this Lease, unless a wiitten nollee of termination Is given to Tenant, Landlord raservea Ihe right following any
re-entry or releiting, or both, under this Section to exercise its right to terminate the lease. During the Bvent of Default,
Tenant will pay Landlard the rent and other sums which would be payable under thiz Loase if repossession had nat occurred,
plus the net proceeds, If any, after reletting the Premlaes, after deducting l.andlord’s Ralnthing Expenses, "Relelting Expensea"
is defined to include all expanses ncurred by Landlord i connectlon with relelting the Promuses, Including without limitation, all
reposaession Gosls, brokerage commfasians, altarneys’ fees, remodeling and repalr costs, costs for removing and stotlng
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Tenant's praperty and eguipment, and rent concessiohs granted by Landiord to any new Tenant, protsted over the fife of the
new lease

& Walver of Redemption Rights, Tenant, for itself, and on behalf of any and sll persons claiming threugh or under Tenant,
including ereditors of all kinds, hercby waives and aurrenders all rights and privileges which they may have under any prezant
or future law, fo redeem the Premisas or to have a continuance of this Lease for ha l.eage tarm, aa it may have been
extendad,

d. Nonpayment of Additiona! Rent. Ail costs which Tenanl agrees to pay to Landlard pursuant to this l.ease shali in the
event of nonpaymant be treated as if they were payments of Rent, and Landlord shall have all tha nghts herein provided for in
case of nonpayment of Renl, ‘

e, Failure to Remove Proporty. If Tenant falls to remove any of its properly from the Promises at Landlord's request
following an uncurer Event of Default, Landlord may, at its aption. remova and store the proparty at Tenant's exparse and
vigk, if Tenant does nol pay the storage oost withln five (5} days of Landlard's request, Landlord may, at Its oplion, have any or
all of such praparty sold at public or private sale (and Landiord may hecome a purchaser at such sale), in auch mannear as
l.andlord deems proper, without natice to Tanant. Landlord shall apply the proceeds of such sale: (i} to Ihe oxpense of such
sale, including reasoneble attorneys' fees acluelly incurred; (i) to the payment of the costs or chargas for storing such
property; {ill) to the payment of any othar sums of money which may then be or thereatter bacome due Landiord from Tenant
under any of the terms heraof, and {iv) the balanes, if any, la Tenant, Nothing In this Section shall limit l.andlord's nght ta sell
Tenanl's persanal prapery as parmittod by law to foreclosa Landlord's lien for urpaid rent.

MORTGAGE SUBORDINATION AND ATTORNMENT. This Leasa shall autamatically be subordinate to any morigage ar
deerl of trust created by Landlord which is now axisting ot horeafter placed upan the Premises including any advances,
intereat, modifications, ronewals, rplacements or extensions ("Landiord's Martgage™), pravided tha holder of any Landlord's
Martgage or any parson(s) acquinng the Premiaes at any sale ar other proceeeing under any such Landlard's Mertgage shall
sloct to continue this Laase in full force and effect. Tenant shail aftorn to the holder of any Landlord's Morlgage or any
person{s) acguiring the Premises at any sale or oitter proceading under any Landiord's Mortgage provided such perasonds)
assume the obligations of Landiord undor thia Leaso, Tenant shall pramptly and in no event later then fifteen (18} days
exacute, acknowlodge and daliver documents which the hofder of any Landlord's Mortgage may reasonably raqulre as further
avidonce of this subordlnation and attornmert  Notwithstanding (he faregoing, Tenant's obligations under this Section arg
condilioned on the holder of each of Landlord's Morlgege and each porson acquiring lhe Prevmiaes at any sale or other
preceeding under any such Landiord’s Motigage nol disturbing Tenant's occupancy and ather rights under this l.ease, sn long
aa ro unetired Event of Defaull exists.

NON-WAIVER. Landlord's walver of any breach of any term contalned in his Lease shall not be deamed to be a waiver of the
same lerm for subsequent acts of Tenant. The acceptance by Landlord of Rent or other armounts dus by Tenant hereundar
shall not ba deemed o be a walver af any breagh by Tenant preceding such aceeptance

HOLDOVER. If Tanant shall, without the written consent of Landlard, hold over after the expiration or termination of the Tanm,
such tenancy shail be deemod to be on a month-{a-month basis and may be terminated acearding to Washington law, Buring
such tenancy, Tenant agrees to pay to Landlard 125% tha rale of rental last payahle under this l.ease, unless a fifferent rate
is agreed upon by Landlard. AP ather terms of the |ease shall remaln in affect.

NOTICES. All notices under this Lease shall be in witing and effective (i) when delivered in person, () three (3} days after
peing =zant by reglisterad or cerified mail to Landlord or Tenant, as the casa may be, at the Notlce Addrasses sel forth in
Soction 1{h), or (ifi) upon confirmed transmission by facsimile lo such persans at ihe facsimie numbers set forth In
Section 1¢hy or auch ather addressesifacsimile numbers as may from time fo Hme be designated by such partes in writing,

{OSTS AND ATTORNEYS' FEES, If Tenant ar Landtord angage the services of an altormnay to colleet monles dua or to bring
any actlon for any rellef against the ather, declaratory or olhanwise, atising oul of this Lease, including any suit by Landlord for
the recavery of Rent or ofher payments, or possesslan of the Premises, the lasing party shall pay the prevalling party a
reasohable sum for attarneys' fees in such auit, at tna! and on appeal and in any arhitration or mediation,

ESTOPPEL CERTIFICATES. Ternant shall, fram time te fime, upan written requost of Landlord, executs, rcknowledge and
daliver to Landlar or its designee a writton statement speclfying the following, subject to any modifications nacessary ta make
such statements true and complete: () the date the Leaase term cammenced and the date it expires; (i) the amount of
minimum monthly Rent and the date to which such Rant has bean paid; {iif) that this Lease is In full force and effect and has
not heon assigned, modifled, supplementod or amended in any way, (v) that thls l.ease represents the entive agreement
beiween the parlles, (v} that all conditions under this Lease to be performed by Landiord have been satisfiod; (vi) that there
are no existing clalms, defensea or offsets which the Tenant has against the enforzement of this Lease by L.andlord, (viiy that
no Rent has been pald more than one month in advance; and (vill) that no sscurlty has been deposited with Landlord (or, 1f so,
the amount thereaf)  Any such statement delivered pursuant 1o this Section may be relied upsn by a praspoctive putchaser of
l.andlerd's intereat or assignes of any morlgaga or new mortgagee of Landiord's Interest in the Pramises. If Tonant shall fail to
reapond within ten (10) days of recofpt by Tenant of a wiittan request by Landlord as hereln provided, Tenant shall be deamed
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to have given such cerfificate as abova provided without motification and shall be deemed to have admitted the accuracy of
any Informatien supplied by Landlord ta 5 prospective purchaser or morigagee.

TRANSFER OF LANDLORD'S INTEREST. This Lease shall be assignable by Landlord without the consent of Tenant, in the
event of any transfer or iransfers of Landlord's Interest in the Premises, other than a transfer for security purposes only. upon
the assumption of thia Lease by the transferes, Landiord shall be atstomatically relieved of obligations and llabilittes accruing
from anel after the date of such transfer, exnept for any retalnad senunly deposit or prapasd rent, and Tenant shall altorn to tha
transferze.

RIGHT TO PERFORM. W Tenant shalf fail to mely pay any sum or perform any other act an #s part to be performed
hareunder, Landiord may make any such payment or perfarm any aueh other act on Tenant's part to ba made or perfonnad as
provided in this Leasn, Tenant shall, on domand, reimburse Landlord for its expenaes incurred i maldng such payment or
performance  Landlord shall (in addition to any other rght or romedy of Landlord pravided by taw) have the same Hghts and
remedles In the avent of the nonpayment of sums due undar this Sectiont as in the case of dofault by Tenant in the payment of
Rent,

HAZARDQUS MATERIAL. Landlord reprasents and warranta to Tanant (hat, to the beat of Landiord's knowledge, there I8 no
“Hazardous Material® (22 defined helaw) in the Premiaes as of the Commencemant Pate exeapt for possibly asbeatos and led
paint forcated in the buflding. Landlord shall pravide "good faith” report & hazardens materlals manual prior to early pogsession,
It 15 tha responsbbility of the Terant te malntain the pramises In a mannar that does violato the hazardous matarials manual or
any ragilations regarding such materals

Tenant ahall not cause or permit any Hazardous Material te be brought upen. kept, or uzed in or about, ar dispnsed of on the
Premiass by Tenant, its agants, cmployees, contractors or invitees, except In strict compliance with all applicable faderal, state
and local laws, reguiations, codes and ordinances. if Tenant breaches the obllgations stated in the precaeding sentence, then
Tenant shall indemnify, defend and hold Landlord harmless fram any and all clalms, judgments, damages, ponalties, fines,
costs, liabiitles or loases including, without limitation, diminution in the value of tho Premises, damapes for the loss or
restricllon on use of rantable or usable space or of any amenity of the Premises, or elsewhere, damages ansing from any
adverse impact on marketing of space at the Framises, and sums pald in seltlement of claims, attorneys’ fees, conaultant fees
and expert faes Incurced or euffered by Landlord oither during or after the l.ease term, These indemnifications by Landlord
gnd Tenant include, without llmitation, costs Ineurred in connection with any investigation of sife condillans ar any elaan-up,
remedial, removal or rostoratlon work, whether or not required by any federal, state or local governmental agenecy ar political
subdwslon, becauss of Flazardous Maeterial present in the Premises, or in soll ar ground water on or under the Premises.
Tonant shall immadiately natify Landiord of any Ingulry, investigation or notice that Tenant may receive from any third party
regarding the actual or suspected presence of Hazardous Malerial on the Premises.

Withaut limiting the faragaing, If the presence of any Mazardaus Materlal browght upan, kept or uscd in or about the Premises
by Tenant, its agents, employees, contraclors or invitees, rosults In any uniawill release of Hazardous Matanais an the
Premises or any othar praperty, Tanant shall promplly take all actlons, at ils sole expense, as arg nerassary to rotum the
Pramises or any nther properly, to the condition exlsling pnor te tha release of any euch Hazardous Material; pravided Lhat
Landlord’s approval of such actians shall first he chtained, which appraval may be withiheld at Landlord's sole discretion,

As used herein, the term “Hazardoua Matorlal® means any hazardous, dangerous, toxic or harmiul substanca, material or
waste including blomudical waste which 1s or hacomes regulated by any local govarnmental anthority, the Stafe of Washington
nr the Uniled States Government, due to its potential harm to the hoalth, safety or welfare of humans or the environment The
proviglans of this Section 30 shall survive expiration or termination of ihis Lease.

. QUIET ENJOYMENT. So long ag Tenant pays the Rent and performs all of lia obligations In this Leaze, Tonant's possession

az2.
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of the Premisas will not be disturbed by Landlord ar anyone claiming by, through or under Landiord, or by the holders of any
Landlord's Martgage or any succeasor tharoto.

FIRST OPTION. Tenan! shall have first opfion to lease any araa of Bullding 15 level 100 if and whan it becames availaplo at
falr market valuee.

GENERAL.

a. Haoirs and Assigns. Tius Lzase shall apply te and be binding upan Landiord and Tenant and their respective heirs,
executors, administrators, suctessors and asaiyns,

b. Brokera' Fnos., Tenant reprosonts and wamants to Landlard that it has not ongaged eny broker, finder ar other person
who would be entitied to any comimisalan ar fees for the negatiation, execution, or dellvary of this Lease other than az
disclosed in this Lease. Tenant shall indemnify and hold Landlard harmless against any lnss, cost, liahillty or expanse
incurred by landlord as a result of any claim aseerted by any such broker, finder or other person on the basis of any
arrangaments of agreements made or alleged to have been mads by ar on bahaif of Tenant, This subparagraph shall not
appiy to brokers with whom Landlord has an oxpreas writtan brokerage agreement,

¢. Entire Agreement. This l.ease contains all of the eovenantz and agreements hetween Landlord and Tenant relating to
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the Premises, No prlor ar contemporaneous agreements or understanding pertaining to the Lease shall be vaild or of any
farce or effect and the covenants and agresments of this Lease shall not be altered, madified ar added to except in wilting
signed by Landlord and Tonant,

d. Beverahllity. Any provislon of this Leasa which shall prove to ba invalid, void or iitegal shall in no way alfest, impair or
invalidate any other pravision of this Lease.

e. Force Mafeuro, Time periods for elther parly's performance under any provisions of this Lease (oxcluding payment of
Rent) shall he extended for perlots of time during which tha party's parformance is prevented due to clreumstaneas beyond
sueh party's contral, including without limitatian, fires, floods, earthruakes, [bokouts, siikes, embargoes, governments
regulatians, acls of Gad, public enemy, war or olher slrlfe

f.  Gowverning Law. This Leasa shall be governed by and construed in accordance with the laws of Ihe Stato of Washington.

g. Memerantum of Lease. Except for pages contaming the Commlasion Agreement, attached Exhibits A and B, and the
parties signatures, thls Laase shall net be recorded, Hewever, Landlord and Tonant shall, at the other's request, axaoule and
recotd a memorandum of l.ease in racordable form thal identifies landford and Tenant, the commencement and sxpiration
dates of the Lease, and the legal descriptian of the Promises as aet forth on attachod Exhibit B,

h, Submission of Lease Form Not an Offer. Ona party's submission of this Lease to the other for review shall not
conhztitute an offer ta lease the Premises, This l.ease shall nat become effective and binding upon Landlord and Tenant undil it
has been hilly signed by both Landlord and Tenant.

i. WNe Light, Air or View Easemant. Tenant has not been granted an easement or ather right for lght, air or view to or from
the Premisos. Any diminution or shulting off of light, air or view by any structura which may be erected an ar atjacent to the
Building shail in no way affect this Leasn or the obligations of Tenant hereunder or impose any liability on Landiord,

j.  Authority of Partles. Any indivldual signing {hia Lease on behalf of an entlty represents and warrants to the other that
aueh individual has authority 1o do so and, upan such individual’s execution, thal this Lease shail be hinding upon and
enfarcpable agalnet tha party on behalf of whom such individual is signing.

EXHIBITS AND RIDERS, The follawing exhibits and riders are mado a part of this l.ease:
Exhblt & Fioor Plan Outiine of the Framises

Exhibit B Legal Description

ExhbitC  Tenant Improvemant Schedule

CHECK THE ROX FOR ANY OF THE FOLLOWING THAT WILL APPLY, ANY RIDERS CHECKED SHA(L BE EFFRCTIVE
DMLY UPON BEING INITIALED BY THE PARTIES AND ATTACHED TO THE LEASE, CAPITALIZED TERMS USED IN THE
RIDERS SHALL HAVE THE MEANING GIVEN TD THEM tN THE LEASE.

Bd Rent Rider

Retail Use Rider p
Arbilration Ridor

Limitation on Landinrd's Liabilly Rider

Guaranly of Tenant's Lease Obligations Rider

Parking Rider

oocoaOoo
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IN'WITNESS WHEREOF this Lease has been executed the date and year first sbove writtan,

) (20 ege TN Suhady L

its: Ths:
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STATE OF WASHINGTON : )
) as,
COUNTY OF ) . v
| vertify that | knaw ar have satisfaclory evidance that_ o EAMOA/ AfeRB4E | iz the person who appeared
befare me and said person acknowlsdged that &S #MIN. MIPRAHA sigried this instrument, e oath
slater thal __ SHiro 4 MR f was authorized fn execute lhe Instrument
and acknowledgad It as the Fiif s -bﬂj_ of _SefP IFNS &L =157 o ba the free and
yoluntary act of such parly for the uses and purpoges mentloned in tie instrument.
DATED" '?'/’ [4 .

{Goai ar starmp)

MOTARY PUBLIC in and for the State
of Washington, residing at __£&" /b Lo

) - My Commission expiros: ﬁ?'/ 2/og
STATE OF WASHINGTON )

)88
COUNTY OF )

| ortify that | know or have satisfactory evidence that «EXS8FYY GALLIE LrepE£) s the person who appearad
before me and said person acknowledger that <DSF EA7LLP Bfackel] signed this instrument, on aath

stated that _<KIBEFrY L VELP 2l ER T was authorized to execute the Instrument
and acknowlodged it as the 12 7 AAY of  SECTERLAS. ZH0 7 tobelhe free and
voluntary act of such parly for the uses and purposes mentioned |1 the instrument.

DATED' ?34'/ _ZOOF

{Seal or stamp) ﬂﬁw%ﬁ

Printed Name: __ /Y AICE €294 £t FrnssTs
NOTARY PLURLIC In and for the Stata

) of Washington, residing 8t __&"/4/6 <o
R e Lo My Commission expires: .2:/.,2_{/::_}_7

- My Commission expires:
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STATE OF WASHINGTON }
) &8,
COUNTY OF }
| carify that 1 know or hava satisfactory evidenes that _ 33 rerids. Grald vk is the person who appeared
before me and seid parson acknowlodged that __Tove b Gald] Parts signed this inatrument, on oath
otated that Bretl Ga'lrt"[‘}r'b _ was authorizad to execate the instrument
ang acknowlerged il as tha 12 s of ﬂ#ﬁﬂcﬂ’w?@“/’ - to be the fres and
voluntary act of such party for the uses and purposes montioned in the instrument,
e
DATED" D.?D'if A7 v B
saisiny, % y
{Saal or stamp) ‘;\“‘4““? ‘f' ; ‘//f/ﬁ
S
& o Printed Ndfia: d.dtl‘iéf 4 Lo

§87 S5

F § NOTARY NOTARY PUBLIC In and fof the State

= H o g -

= '%?-%PUBUG of Washington, residing at )éﬂ_g{?f

-s- ‘-&"f - J .

5@%&"'5""“& § My Commission expiras; & 1//5+6F
s, AV
Rt
STATE OF WASHINGTON }
)88,

COUNTY OF )
| certify that | know or have satislactory avidence that iz tho person who appeared
hefare me and sad person acknowledged that signed this Instrument, on oath
stated that was authorized Kk executs the insteument
and acknawledged It 28 the of to be the free and

valuntary act of such party for the uses and purposes mentioned in the instrument,

DATED: ,

{Seal or stamp}

Printed Name:

NOTARY PUBLIC in and for the State

of Washinglon, residing at

- My Comnmssion expires:

My Commission expires
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EXHIBIT A
[Cutling of the Premises]
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EXHIBIT B
[Legal Description]
PARCEL 2,

Lots 1 thiough 8, Block 233, Seattle Tidlands, In King County, Washington, as shown on the
official mape on file in the Office of the Commissioner of Public Lands at Olympia, Washington,

TOGETHER WITH Lots 1 through 12, Block 17, Handford’s Addition to South Seattle, according
to the plat thereof racorded in Volume 1 of Plats, page 37 |n King Cotmty, Washington;

TOBRETHER WITH ALL of vacated alley In said Block 17, as vacated under City of Seattle
Ordinance No. 38522,

TOGETHER WITH Lats 1 threugh 12, Blask 18, Handford's Addition to South Seattle, according
to the piat thereof recorded in Volume 1 of Plats, page 37 in King County, YWashington;

TOGETHER WITH ALL of vacated alley in said Block 17, as vacated under City of Seattle
Ordinance No 38521:

TOGETHER WITH ALL of vacated South Winthrop Street between said Blocks 16 and 17, as
vacated under City of Seattle Qrdinance No, 38522;

TOGETHER WITH that portion of vacated South Handford Strest between adjoining Blacks 18,
as vacated under City of Seattle Ordinance No. 83571 and would attach by operatiot of law;

TOGETHER WATH that portion of vacated Tenth Avenue South between adjoining Blocks 18, as
vacated under City of Seattle Ordinance No, 85838, and desaribed as follows;

BEGINNING at the intersection of the production south of the East lIne of Block 16 of said Plat of
Hanford's Addition to South Seattle and the Westerly right-of-way line of the Seattle Freeway
{Primary State Highway No. 1), thence Northerly along said Westerly right-of-way line to the
production east of the North ine of Lot12, Bleck 17 of said plat; thence West along said produced
line to the East line of Block 17; thence South along said East line and the same produced and
along the East line of Block 16 to the POINT OF BEGINNING; EXCEPT from the above

described Parcel 2 any portion lying within the Northern Pacific Raillway Company right-of-way, -
EXCEPT that portion as canveyed to the State of Washington for Frimary State Highway No 1 by
deed recorded under Recarding Na, 6129084
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EXHIBIT C
[Tenant Improvement, Schadula]
Landlard at landlord sole cost and expenses will perfarm the following:

1. Project Schedule will be provided at signing of lease

2. Cyisting Steam pipes at interior of building 15 lavel 200 shall be removed

3. Roofs shall be in good repair,

4. Existing electrical systen shall be repaired fo support one 15amp (lighting} cireuit and one 20 amp (outlets
and other receptactes) per room,

5 New double-thermal pain windows shall be installed in existing window opens

8. Seal exlsting motal door,

7 ADA access from street level fo premises shall be provided by the landlord. This work may extend into the

lease period, The work shall include:
a. A ramp from strest level o the lavel of the loading dack.
b. A dividing pattition on the lbading dock separating tenant's ADA access area from other uses.

¢ A scissor lift from loading dock level to elevation of the 200 level for the purposes of ADA access and
equipment load infout at building 14's South West stainwvell

d. A 4%7' opening shall be made in the eonerete wall adjoining Building 14 South Wast stairwell &
Building 15 Nerth Wast stainvell for the purposes of connecting building 18 to ADA ramp / loading
dock / scissor lift

e. Adequate lighting in common areas for egress shalf be provided
& Allvisible cracks in exterior wall to be sealed, '
9. PBack escaps siars and path to be aleaned, painted and cleared.
10, At"private staircase’
a. Partition the way down from the stairs by a drywall partition.
b, Extend the pactition so that the wooden wall is covered,
¢ Adeguate lighting to the starcase
11, & designated parking spaces in West parking lot shall be provided,
12. If and when addresses change at the complex, tenant requests new address to be 3330 Airport Way South,
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Rent Rider

1. BASE MONTHLY RENT SCHEDULE. Tenant shall pay Landlord base monthly rent
during the Lease Term according 1o the following schedule:

Lease Year (Statel in Rasce Monthiy Rent
Years or Months) Amount
-5 - $.90 per sqit per month ‘
_5-10 . % (sce item 3) -
115 _ $ (see ilem 3)
i o b
5

2, CONSUMER PRICE INDEX ADJUSTMENT ON BASE MONTHLY RENT, The
base monthly rent shall be increased on the fiest day of the second (2'Y) Lease Year and
o the firs day of cach Lease year thercafter (excopt the Commencement Date and the
first day ol any extension icrm) in accordance with the inereass in the United States
Department of Labor, Bureau of Labor Statistics, Consumer Price Index For All Urban
Consumers (all items for the peographical Statistical Area in whiich the Premises is
lacated on the hasis of 1982-1984 cquals 100) (the “Index™), The base monthly vent
payable immediately prior (o each adjustment date shall be increased by the percentage
that tho Wdex published for the date nearcst preceding the adjustment date has increased
aver the Index pablished for the date nearest the first day of the preceding Lesse Year
from which the adjustment is being measured. Lipon the calculation of each inceease.
Landlord shall netily Tenanl of the new base monthly vent payable hereunder. Within
twenty (20) days of the daie of Landlord’s nolice, Tenant shall pay the deficiency in any
Rent paid for o period following the subject adjustment date and shall thereailer pay the
increased Rent until receiving the next notice of increase from Landlord, If the
components of the Index are materially changed alter the Commenceincnt Date, or if' the
Index ig discontinued during the Lease Term, Landlord shail notify Tenant of o substitute
published index which, in Landlord’s veasonable diseretion, approximates the index and
use the substitule index to make subscquent adjustments. .

3, Tenant shall haye ninety (90) days from the last day of the fifth (3"} Lease Year to
negotiate the second five {5) year leasc option at fair mavket value.

4, ‘Tenam shall have ninety (90) days from the last day of the tenth (10™) Lease Year 1o
negoliate the third five (5) year lease option at fair market valuc.
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